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Planning Board Minutes 

 

April 9, 2012 

 

CALL TO ORDER    

INVOCATION   Mr. San Miguel gave the invocation.  

  

FLAG SALUTE   Mr. Hovanessian led the flag salute.  

  

ROLL CALL 

 

Present- - - -  

 

Planning Board Members Doug Drake, Chair, Vahe Hovanessian, 

Vice Chair, Kimberly Jo, Undine Petrulis and Kenneth San Miguel 

Absent- - - -  None. 

Also Present-  Joe McDougall, Senior Asst City Attorney, Michael Forbes, City 

Planner, Tracy Steinkruger, Senior Planner and Martin Potter, 

Planning Technician 

 

 

ANNOUNCEMENTS   Mr. Forbes noted that the regularly scheduled Planning Board meeting 

of April 23, 2012 was canceled.  

  

HEARINGS   

Comprehensive 

Update to the Zoning 

Use List | Project No. 

12-0000482 - Zone 

Text Amendment  

 Staff recommends that the Planning Board recommend approval of a 

proposed Zone Text Amendment (ZTA) to update the Zoning Use List 

in Burbank Municipal Code Section 10-1-502. The proposed ZTA 

would make the Zoning Use List more user-friendly for the public and 

more consistent by consolidating, defining, and updating uses. 

(Planner Martin Potter) 

 

Meeting Disclosures 

None  

  

Notices Given 

Mr. Forbes affirmed that the notices had been given as required by law 

and noted that the Community Development Department received 

correspondence that was included in the staff report.  
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Mr. Potter presented this item to the Board.  

  

Public Hearing 

None  

  

Board/Staff Q&A 

Mr. Potter reviewed the public outreach that was conducted within the 

community.  He then described how the feedback was implemented 

into the proposed ZTA with the Board.   

 

Mr. Potter clarified the following for the Board regarding the proposed 

ZTA: the proposed changes would not have adverse effects on 

residents or businesses within the City; the Zoning Use List would 

be consolidated and simplified; some businesses would have 

less restrictive permitting requirements because they would be similar 

in nature to current uses within the particular zone; the Zoning Use 

List would generally be more consistent with the Land Use policies in 

the Zoning Code and the General Plan. 

 

Mr. Forbes clarified for Mr. Hovanessian that the proposed 

ZTA would maintain current protections within the community, while 

trying to remove barriers for new businesses.  

  

Deliberations 

Mr. San Miguel stated that he would support the proposed ZTA 

because he believes it would simplify the Zoning Use List for staff and 

the public and contribute towards the economic recovery of the City.   

 

Ms. Jo stated that the proposed ZTA would consolidate, simplify, and 

streamline the Zoning Use List by making it more user-friendly for 

businesses and residents.  She also stated that the consolidation of the 

Zoning Use List and the introduction of definitions would strengthen 

the Burbank Municipal Code (BMC).  She noted that she would 

support the proposed ZTA.   

 

Ms. Petrulis stated that she agreed with her colleagues regarding the 

simplification and consolidation of the Zoning Use List. She also 

stated that she appreciates the public outreach that was conducted.  

She stated that she would support the proposed ZTA. 

 

Mr. Hovanessian expressed concern for uses that currently require a 

CUP that would be changed into by-right uses that require a CUP only 

if residentially adjacent.  He stated that the changes would be 

significant and could change the evolution of the City.  He added that 

he believed the proposed ZTA would reduce the protections of 

property owners that exist in the current CUP requirements.  He 



 

EXHIBIT J 

 

explained and that he would prefer additional analytical review by the 

Board.  He stated that he would support the general 

amendment; however, restated his concerns regarding the loss of 

oversight by the proposed ZTA.  He stated that he believes that 

simplification of the Zoning Use List would be a good thing, but that 

there could be unforeseen consequences in the near future. He noted 

that he would support an amendment that would consolidate the 

Zoning Use List and maintain current protections for residents and 

business owners.   

 

Mr. Drake stated that he understands Mr. Hovanessian’s concerns, but 

would prefer the consolidation of similar uses under the Zoning Use 

List.  He noted that some businesses could have evolved over time and 

no longer have the need for a CUP. 

 

Mr. Forbes and the Board discussed staff’s logic regarding the update 

and consolidation of similar uses within the Zoning Use List.  Mr. 

Forbes explained to the Board that a parcel within 150 feet of a 

residential property would be considered ’residentially-adjacent’, and 

noted that the Board could recommend increasing the distance of 

a residentially adjacent property to the City Council. 

 

Ms. Petrulis stated that she would be open to increasing the distance 

for the term ’residentially-adjacent’, but is unsure about what a 

reasonable distance would be. 

 

The Board discussed specific examples of businesses that would be 

affected by the proposed ZTA. 

 

Mr. McDougall explained to the Board that if the measurement for the 

term ’residentially-adjacent’ was increased, a limited number 

of parcels that would require a CUP due to their close proximity to 

residential properties would be affected, in most cases, due to 

the width of the major streets within the City.  He stated that if the 

distance was substantially increased, it would turn into an entirely 

different ZTA. 

 

Mr. Forbes gave a specific example in which a commercial property is 

within close proximity to a residential property, but is not considered 

residentially-adjacent.  He stated that only a few businesses within the 

past five years were required to have a CUP strictly because they were 

residentially adjacent.  

  

Vahe Hovanessian, Vice Chair moved to modify the proposed 

ZTA and continue to require CUPs in zones that previously required 

CUPs. The motion did not receive a second and was lost. 
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Vahe Hovanessian, Vice Chair moved to approve the proposed ZTA 

with the modification that any existing CUP requirements would be 

maintained under the new ZTA. The motion did not receive a second 

and was lost. 

  

Kenneth San Miguel moved to approve 'A Resolution of the Planning 

Board of the City of Burbank Recommending Approval of Project No. 

12-0000482, Zone Text Amendment', seconded by Kimberly Jo, 

carried by a vote 4-1. 

  

Permit Requirements 

for Residentially-

Adjacent Uses | 

Project No. 12-

0001969 - Zone Text 

Amendment  

 Staff recommends that the Planning Board recommend approval of a 

proposed Zone Text Amendment (ZTA) that would modify the Zoning 

Use List in Burbank Municipal Code Section 10-1-502. The proposed 

ZTA would allow residentially-adjacent uses to be permitted with an 

Administrative Use Permit in lieu of a Conditional Use Permit, which 

is currently required. (Planner Tracy Steinkruger) 

 

Meeting Disclosures 

None  

  

Notices Given 

Mr. Forbes informed the Board that the public notice was published in 

the newspaper nine days prior to the public hearing (one day less than 

the BMC requires).  To remedy the situation, the notice was published 

in the newspaper for a second time later that week.  Mr. Forbes noted 

that the Community Development Department did not receive any 

correspondence and that the proposed ZTA was in response to written 

correspondence received by from the Chamber of Commerce 

regarding the prior agenda item.  

  

Ms. Steinkruger presented this item to the Board.  

  

Public Hearing 

None  

  

Board/Staff Q&A 

Ms. Steinkruger clarified for Ms. Jo that there were a limited number 

of businesses that had been subject to a CUP solely because they were 

residentially adjacent.  

 

Mr. Forbes clarified for Mr. San Miguel that staff does not have the 

ability to refer an AUP application to the Planning Board.  He also 

noted that it would be the applicant’s or a member of the public’s 

responsibility to file an appeal if they feel dissatisfied with a decision 

made by the Community Development Director.  
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Deliberations 

Ms. Petrulis stated that she believed residentially adjacent uses should 

have CUP requirements.  She mentioned that the public hearing 

requirement found in the CUP process would outweigh the time and 

monetary benefits of the AUP process. 

 

Mr. Hovanessian stated that he would not support the proposed ZTA 

because it would place the burden of requesting a public hearing onto 

the property owners and public and would limit the permitting 

protections of the community. 

 

Ms. Jo stated that she agreed with her colleagues.  She noted the lack 

of necessity for this type of policy within the City.  She stated that she 

would not support the proposed ZTA. 

 

Mr. San Miguel stated that he agreed with his colleagues. 

 

Mr. Drake noted the importance of protecting the community through 

the CUP process.  He noted that he agreed with his colleagues.  

  

Vahe Hovanessian, Vice Chair moved to approve 'A Resolution of the 

Planning Board of the City of Burbank Recommending Denial of 

Project No. 12-0001969, Zone Text Amendment', seconded by Undine 

Petrulis, carried by a vote 5-0. 

  

ORAL 

COMMUNICATIONS  

 None  

  

APPROVAL OF 

MINUTES  

 Vahe Hovanessian, Vice Chair moved to approve the minutes of 

March 26, 2012, as amended by the Board, seconded by Undine 

Petrulis, carried by a vote 4-0. 

  

ITEMS FROM THE 

PLANNING BOARD  

 Mr. Hovanessian thanked the Mayor and staff for the framed picture 

he received at the Boards & Commissions dinner.  

  

CITY PLANNER 

COMMENTS  

 None  

  

ADJOURNMENT TO 

PLANNING BOARD 

MEETING OF MAY 

14, 2012  

 7:57PM  

  

Respectfully Submitted,  

 

Secretary of the Planning Board  
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